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 Introduced by _________________________ 
 
First Reading ____________________  Second Reading ____________________ 
 
Ordinance No. ___________________  Council Bill No. _______B 100-12_______ 
 
 
 AN ORDINANCE 
 

rezoning property located on the north side of West Green 
Meadows Road and east of Bethel Street (301 West Green 
Meadows Road) from District R-1 to District C-P; repealing all 
conflicting ordinances or parts of ordinances; approving The 
Pinball Company C-P Plan; and fixing the time when this 
ordinance shall become effective. 

 
BE IT ORDAINED BY THE COUNCIL OF THE CITY OF COLUMBIA, MISSOURI, AS 
FOLLOWS:  
 
 SECTION 1. The Zoning District Map established and adopted by Section 29-4 of 
the Code of Ordinances of the City of Columbia, Missouri, is amended so that the following 
property: 
 

A TRACT OF LAND LOCATED IN THE NORTHWEST 1/4 OF SECTION 25, 
TOWNSHIP 48 NORTH, RANGE 13 WEST, CITY OF COLUMBIA, BOONE 
COUNTY, MISSOURI, BEING PART OF LOT 1 OF ROCK BRIDGE CHRISTIAN 
CHURCH PLAT 1 AS RECORDED IN PLAT BOOK 36, PAGE 3 AND DESCRIBED 
BY THE WARRANTY DEED RECORDED AT BOOK 2152, PAGE 44, BOTH BEING 
RECORDS OF BOONE COUNTY, MISSOURI AND MORE PARTICULARLY 
DESCRIBED AS FOLLOWS: 
 
COMMENCING FROM THE SOUTHWEST QUARTER OF SAID LOT 1, THENCE 
ALONG THE NORTH RIGHT-OF-WAY LINE OF GREEN MEADOWS, N87°37'40"E, 
93.19 FEET; THENCE WITH SAID RIGHT-OF-WAY ALONG A 539.96-FOOT 
RADIUS CURVE TO THE LEFT, 310.18 FEET, SAID CURVE HAVING A CHORD 
N71°10'05"E, 305.93 FEET TO THE POINT OF BEGINNING; THENCE LEAVING 
SAID RIGHT-OF-WAY, N0°56'10"W, 344.58 FEET TO THE SOUTH RIGHT-OF-
WAY LINE OF GREEN MEADOWS CIRCLE; THENCE WITH THE RIGHTOF-WAY 
OF GREEN MEADOWS CIRCLE, N89°04'50"E, 216.02 FEET; THENCE 
N89°32'00"E, 42.05 FEET; THENCE WITH SAID RIGHT-OF-WAY, ALONG A 
75.00-FOOT RADIUS CURVE TO THE RIGHT, 53.69 FEET, SAID CURVE 
HAVING A CHORD S69°57'30"E, 52.55 FEET TO A POINT OF COMPOUND 
CURVATURE; THENCE WITH SAID RIGHT-OF-WAY ALONG A 30.00-FOOT 
RADIUS CURVE TO THE RIGHT, 53.12 FEET, SAID CURVE HAVING A CHORD 
S01°16'05"W, 46.45 FEET TO A POINT OF REVERSE CURVATURE AND ALSO 
BEING THE NORTH RIGHT-OF-WAY OF GREEN MEADOWS ROAD; THENCE 
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WITH SAID RIGHT-OF-WAY ALONG A NON-TANGENT 605.96-FOOT RADIUS 
CURVE TO THE LEFT, 75.59, SAID CURVE HAVING A CHORD, S48°24'30"W, 
75.54 FEET; THENCE WITH SAID RIGHT-OF-WAY, S44°55'40"W, 246.25 FEET; 
THENCE WITH SAID RIGHT-OF-WAY ALONG A 539.96-FOOT RADIUS CURVE 
TO THE RIGHT, 92.19 FEET, SAID CURVE HAVING A CHORD S49°49'15"W, 
92.08 FEET TO THE POINT OF BEGINNING AND CONTAINING 1.45 ACRES. 

 
will be rezoned and become a part of District C-P (Planned Business District) and taken 
away from District R-1 (One-Family Dwelling District).  Hereafter the property may be used 
for the following permitted uses:  
 
 All permitted uses in District O-1  
 All permitted uses in District R-1  
 Retail sales, strictly limited to shipping, delivery, assembly, refurbishment, repair, 

and retail and wholesale sales of non-gambling pin ball and arcade-type 
machines   

 
Those permitted uses in District R-2 and District R-3 are excluded.  The statement of intent, 
marked “Exhibit A,” is attached to and made a part of this ordinance.  
 
 SECTION 2. All ordinances or parts of ordinances in conflict with the provisions of 
this ordinance are hereby repealed. 
 
 SECTION 3. The City Council hereby approves The Pinball Company C-P Plan, 
dated March 22, 2012, for the property referenced in Section 1 above.  The Director of 
Community Development shall use the design parameters set forth in Exhibit B, which is 
attached to and made a part of this ordinance, as guidance when considering any future 
revisions to the C-P Development Plan. 

 
 SECTION 4. This ordinance shall be in full force and effect from and after its 
passage.  
 
 
 PASSED this _________ day of ______________________, 2012. 
 
ATTEST: 
 
 
 
______________________________  ______________________________ 
City Clerk      Mayor and Presiding Officer 
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APPROVED AS TO FORM: 
 
 
 
______________________________ 
City Counselor 
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EXCERPTS 

PLANNING AND ZONING COMMISSION 

APRIL 5, 2012 

 
3)   PUBLIC HEARINGS  
12-28 A request by The Pinball Company (contract purchaser) for rezoning from R-1 (One-
family dwelling) to C-P (Planned Business), approval of a development plan to be known as 
“The Pinball Company C-P Plan” and a landscaping variance.  The 1.45-acre property is 
located at 301 West Green Meadows Drive, on a portion of the Rock Bridge Christian Church 
site.  This item was scheduled for a public hearing at the March 8, 2012 meeting.  Due to the 
lack of a quorum it was moved to the March 22, 2012 meeting, when it was tabled. 
 MR. WHEELER:  With that, can we have a staff report, please? 

Staff report was given by Mr. Matthew Lepke of the Planning and Development Department.   

Staff recommends denial of the rezoning request.  If the zoning is denied, the development plan is 

moot.  If the zoning is approved, Staff recommends modification to the development plan.  Staff would 

also recommend denial of the plan’s landscaping variance request.   

 MR. WHEELER:  Are there any questions of Staff?  Seeing none.  Well, Mr. Lee?  Sorry. 

 MR. LEE: Who would pay for the widening of Green Meadows? 

 MR. LEPKE:  The applicant would. 

 MR. WHEELER:  Any other questions of Staff? 

 MR. REICHLIN:  I’ve got one. 

 MR. WHEELER:  Mr. Reichlin? 

 MR. REICHLIN:  With regard to this retention that they are putting in, is it just calculated for that 

space or is it enhancing the retention for the church property as well? 

 MR. LEPKE:  My understanding, it was just for this particular lot.  If there is additional, I would 

have the engineer answer that during his time. 

 MR. WHEELER:  Mr. Vander Tuig? 

 MR. VANDER TUIG:  Is the -- is a north access drive required by the City Staff? 

 MR. LEPKE:  It’s hard to say, I guess.  I don’t know that it is required necessarily.  I don’t know 

that we had specific guidance from the fire department about it necessarily.  I think it was more for 

through traffic.  Do you have any thoughts, Pat? 

 MR. ZENNER:   Well, the convenience associated with how the church -- and if you look at the 

site plan, the integration of the church’s parking lot into the access, and you’re talking about the 

driveway that runs basically perpendicular to the proposed property line, if I’m understanding your 

question correct, Commissioner Vander Tuig.  And it is basically to allow for the ability for that parking 

lot to access out internally, as well as to allow for any overflow parking that may be generated at 

some point in the future for the proposed construction.  That relationship to have -- and it was really, 
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as we understand it from the presentation of the site plan and the applicant’s discussion with us, more 

to allow for that interconnection and movement between Green Meadows Circle, as well as Green 

Meadow for convenience.  The driveway access, basically, on the north end of the property to Green 

Meadows Circle was to allow for delivery truck circulation, basically backing into the driveway that you 

see on the rear side of the building in order to -- instead of circulating around the building, reduction in 

the overall impervious surface for roadways. 

 MR. VANDER TUIG:  Okay.  Thank you. 

 MR. WHEELER:  Are there any other questions of Staff?  Seeing none, we’ll open the Public 

Hearing. 

PUBLIC HEARING OPENED 
 MR. WHEELER:  Just to remind everybody of our rules of engagement, first, speaker will get 

six minutes; any subsequent speakers will get three.  Organized opposition, first speaker will get six 

minutes, and subsequent speakers will get three.  With that -- 

 MR. GEPHARDT:  Thank you, Chairman.  My name is Jay Gephardt.  I’m a civil engineer with 

A Civil Group, here in Columbia, Missouri.  I have offices at 3401 Broadway Business Park Court.  I’m 

here tonight with Nic and Brooke Parks, and I’m pleased to be here representing them for their 

application.  This is a very good plan.  And I say that because there has been a lot of thought put in it 

by the Parks.  They’ve put -- they’ve been very attentive to the neighbors’ concerns and the church’s 

concerns, and tried to balance those.  And we’ve created a plan, I think, here that has 50 percent 

open space; it has landscaping screening from the church; it has landscaping screening from Green 

Meadows Circle; and it provides driveway access primarily from Green Meadows, so we won’t have 

the traffic coming in on the residential Green Meadows Circle.  The turn lane that is being proposed in 

Green Meadows is going to be built by the developer.  It was requested by Staff to mitigate any kind 

of concern that people stopping left to turn into the parking lot might disrupt traffic on Green 

Meadows.  So the Parks agreed to install that.  In doing so, they removed an additional drive that they 

had.  They had -- we originally had two driveways onto Green Meadows, and they removed one in 

order to do this.  The drive that runs along the side is probably one of the -- I believe one of the 

neighbor’s concerns about the truck deliveries.  And the Parks have deliveries and they have shipping 

through their business, and we needed to provide a safe and efficient manner for a truck to pull in.  

And that driveway, Matt, that you were talking about is a driveway for the truck to basically park in.  

And they will unload the truck by hand with hand pallet jacks, and use that driveway that goes into the 

building to bring merchandise in and out.  And then when the truck leaves, there will be a gate at that 

north entrance, and they’ll open the gate and let the truck out and then they’ll close the gate.  And the 

reason the gate is there is to mitigate the concern about cut-through traffic, so people would avoid the 

stop sign.  So it’s one of the ways we are trying to mitigate the concerns of the truck.  These 

deliveries -- their business hours are 9:00 to 6:00.  The deliveries will be during business hours, so it’s 

a daytime-type operation.  The -- one of the things too is this building is -- there’s dash lines on the 
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plan that show the center portion, and that is -- that is the portion that The Pinball Company will 

operate.  The two ends, the two wings, will be leaseholds that will be for lease for office uses -- that is 

the intent to this.  The parking was done by design to be the minimum required for the building 

proposed so that we could balance that between green space and parking.  We show dashed parking 

along the front to show that we have room to expand should we have the need for it.  And we also 

have an arrangement with the church to have interconnections with the church so that they can share 

our parking and we can share theirs so that -- and the whole purpose of this is to minimize or 

eliminate the traffic that may park on Green Meadows Circle or the current concerns or the perception 

of that.  The plan meets all the stormwater requirements of the City.  And basically, this is an infill 

project, and as you guys know very well, infill projects can be difficult.  The land was zoned R-1 in 

1971, over 40 years ago.  That was before Green Meadows was relocated; it was before the church 

was built.  I was 8 years old.  And so, it was a long time ago.  And a lot of things have changed, and 

we have, basically, an island of nonresidential use surrounded by Green Meadows Circle and Green 

Meadows Road.  And the R-1 zoning that is there now doesn’t really fit, in our minds.  In having a, 

basically, an office building with this one very narrowly defined use, I think is a good fit for this piece 

of ground.  It fits with the neighbors and the church very well.  Speaking of neighbors, there is quite a 

few here.  I think they are here to oppose this tonight, but one of the neighbors that -- I think there is 

someone here representing -- but most of them that couldn’t come is from the church.  It’s the primary 

neighbor and the one that has the biggest impact by this.  They are also the contract seller of the 

property, so they -- this is Holy Week before Easter, and they have services tonight, so most of them 

are not able to come tonight.  But I did hand out a letter from the pastor for you that talks about her 

feelings on this.  They have -- own this land right now, and they had the option to sell it to just about 

anyone for any R-1 use, and I don’t want to speak for them, but it’s -- they are very, very comfortable 

with this and are very comfortable with the Parks to do what they say they’re going to do, and to be a 

good neighbor not just for the church, but for the rest of the neighbors there.  I’m here to answer any 

questions.  Brooke would like to speak also.  She’ll come up after me, and you can ask her any 

questions about their business or why they are -- why they want to do this. 

 MR. WHEELER:  Are there any questions of this speaker?  Mr. Vander Tuig? 

 MR. VANDER TUIG:  What size truck is going to be accessing that drive? 

 MR. GEPHARDT:  I think the Parks would be better to answer that, but it will be -- the way I 

understand it, it’s a straight truck, up to a semi.  And it’s not a semi every day, you know, or a semi 

every week.  It’s -- it’s whoever the shipper -- whatever kind of truck they put it on.   

 MR. VANDER TUIG:  So removal of that drive is impossible -- physically impossible to the 

north? 

 MR. GEPHARDT:  To the north?  It’s not physically impossible, but I wouldn’t want to back a 

truck out onto Green Meadows.  I don’t see a good solution for it.   

 MR. VANDER TUIG:  Thank you. 
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 MR. WHEELER:  Mr. Gephardt? 

 MR. GEPHARDT:  Yes, sir. 

 MR. WHEELER:  You’ve mentioned “narrowly defined,” how do you intend -- how would the 

applicant intend to enforce that or how would that be? 

 MR. GEPHARDT:  Well, maybe Staff would be more appropriate to answer that, but my 

understanding from my own business is, is when you get a business license, they ask you what you 

do and they check the zoning of your address and location to make sure that it’s an allowed use in 

that particular use.  I don’t know if that answers your question or not.  Specifically, how does the City 

enforce me from just renting a house and running an engineering business out of it?  It’s the same 

kind of question.  I -- I have a really strong feeling that there will be a lot of people watching this, so 

I’m pretty sure if something is going on that is not supposed to be, it will be duly noted. 

 MR. WHEELER:  Okay.  Did you have a question, Ms. Peters? 

 MS. PETERS:   No.  I was cleaning my glasses. 

 MR. WHEELER:  Can Staff clarify my question for me?  Do you have any tidbits of wisdom? 

 MR. LEPKE:  Regarding the business license?  Or which -- 

 MR. WHEELER:  How this would be enforced.  I mean, we’re talking about a narrowly -- a 

narrowly defined retail use.  Do you see a way of an enforcement mechanism for that? 

 MR. TEDDY:  If you approve the statement of intent and the Council adopted an ordinance that 

approved the statement of intent the way it is written, that would be the language that would be 

available to us to enforce.  I mean, an individual requesting a certificate of occupancy would have to 

show that that is the business they’re in.  It is unusual to find a retail use that narrowly -- as the 

planner indicated, we have a general stores category that we put that in.  But if the ordinance made 

reference to just that one thing, then that is a self-restriction adopted as part of the ordinance. 

 MR. WHEELER:  All right. 

 MR. GEPHARDT:  And, Mr. Wheeler, just to expand on that a little bit, we were -- the Parks are 

okay with this use sunsetting in the -- at some point when they leave.  They’re fine with that. But it 

was -- with the existing framework of the City ordinances, legal counsel for the City didn’t see a way 

to make that work or it’s not something that had been done before or whatever.  It wasn’t an avenue 

that they wanted us to pursue.  But it is basically -- and I mean this in all sincerity, it’s basically an 

office building with one guy running an Internet pinball sales machines business out of it, and that’s it.  

He didn’t sell anything else over the Internet.  He couldn’t do anything but pinball. 

 MR. WHEELER:  All right.  Thank you. 

 MR. GEPHARDT:  Sure. 

 MR. WHEELER:  Any other questions of this speaker? 

 MR. GEPHARDT:  Thank you. 

 MR. WHEELER:  Thank you.  Next speaker, please. 
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 MS. PARKS:  Good evening.  My name is Brooke Parks.  I’m with The Pinball Company, and 

we have offices at 1020 East Green Meadows, Suite 112.  My husband, Nic, and I never thought that 

our proposed building would be so controversial, and we appreciate the time you all are taking to hear 

us out and keeping an open mind.  When we originally envisioned our project, we pictured a beautiful 

building on a nice piece of land, and we naively thought the neighbors would see what we saw.  How 

could they not.  Right?  Since last fall we have held two meetings at the church to share our plans 

with the neighbors.  These meetings went as well as we could have hoped, and we used the 

neighbors’ input to develop a plan that we feel is a good one and that represents the best interests of 

all parties.  What we have ended up with is a plan that incorporates the beautiful building, but 

architecturally fits with its surroundings; a plan that incorporates nice screening and landscaping, with 

40 percent plus green space; a plan that minimizes the resulting traffic disruptions, which will be 

minimal to begin with; and the plan that the church, our closed neighbor, wholeheartedly supports.  

One of the main concerns that the neighbors have pointed out is the precedent that this rezoning may 

have on other office and commercial uses moving into the area.  While we understand this concern, 

we are confident that the City gives every land rezoning proposal great consideration, and that they 

are ultimately decided upon in a manner that is independent of any other previous zoning decisions.  I 

think we can agree that this is a unique situation, and a unique piece of land that requires some 

special consideration, and any other rezoning requests in the future will go through the same scrutiny.  

Another concern we have heard is that this building does not belong in the neighborhood.  We realize 

that much of the surrounding area is residential, but when you look at the uses of this land on this 

particular parcel, the church and fire station, and beings that is located on a piece of road that gets a 

considerable amount of traffic as it is, we feel that an office-type building fits in nicely.  If anything, it 

could be argued that building homes on this land, which it is currently zoned for, would be out of place 

when you factor in the other uses.  We have been asked, Why this piece of land?  When we first 

started our business back in St. Louis, we operated for two years out of office space.  We thought the 

retail aspect would take off in Columbia, but, in fact, it has not.  98 percent of our business is 

conducted online, so we are looking to get back to the efficiencies -- the way we operated in            

St. Louis -- which incorporates space for an office and a showroom.  While it is a fact that we can run 

this business from a home setting, we know that having an actual office location with samples of our 

products builds legitimacy for our customers who spend a lot of money on pinball machines.  Having 

this space is one of the things that differentiate us from our other online competitors.  When we saw 

this plot of land something just clicked and we thought that it could be a great place to build our ideal 

building.  We did look at some other commercial property around town, but we don’t need such high-

profile locations, and the spaces would have had to be greatly modified to suit our unique needs.  

When we set out on this venture, we did not do so with the intention of making anyone upset.  In fact, 

it was quite the opposite.  We wanted to come to the neighbors with a plan for a building that they 

could jump on board with.  When concerns were expressed, we took them into account and modified 
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our plans to make it even better.  When the alternatives for this land are considered, we truly feel that 

this building with its intended uses is the best way to keep the land as green as possible and as low 

impact as possible.  So thank you for considerations, and we’ll open it up to any questions. 

 MR. WHEELER:  Thank you.  Are there any questions of this speaker?  Seeing none.  Thank 

you. 

 MS. PARKS:   You let me off easy. 

 MR. WHEELER:  Next speaker, please. 

 MR. RATCLIFFE:  My name is Paul Ratcliffe; I’m a real estate agent with Reece & Nichols  

Mid-Missouri, here in Columbia.  I reside at 3020 Maple Bluff Drive in Columbia.  I am the listing 

agent for this property, and I’m here to speak on behalf of the church.  As our first speaker said, this 

is Maundy Thursday, and the pastor and the congregation is deeply involved in those services 

tonight, but I do have a letter prepared by their pastor, which I’ll read, and then I’ll give you a copy of 

that for your -- for the records.  The Rock Bridge Christian Church supports the zoning change 

requested by The Pinball Company from R-1 to C-P for the parcel of land on Green Meadows Road 

that our church has had for sale for over two years.  There are no single-family dwellings to the east 

or the west of this parcel of land on either side of Green Meadows Road.  Commercial buildings, 

duplexes, apartments, a church, and a fire house line this street.  Our church definitely intends to sell 

that piece of property.  We believe that the plan that The Pinball Company proposes blends in well 

with the neighborhood and minimizes traffic concerns.  In our opinion it is the best feasible option for 

the land.  Sincerely, Maureen Dickmann, Pastor.   

 MR. WHEELER:  Thank you. 

 MR. RATCLIFFE:  And -- 

 MR. WHEELER:  I think we do have a copy of -- 

 MR. RATCLIFFE:  -- with me being the listing agent, if you have any questions, I might be able 

to address those.   

 MR. WHEELER:  All right.  Are there any questions of this speaker?  I believe we have a copy 

of that, Mr. Ratcliffe. 

 MR. RATCLIFFE:  Is that the one on church letterhead? 

 MR. WHEELER:  No, it’s not.  We don’t have that. 

 MR. RATCLIFFE:  Can I -- 

 MR. WHEELER:  Or if we do, I haven’t seen it. 

 MR. RATCLIFFE:  Who would I give that to? 

 MR. WHEELER:  Thank you.  Additional speakers?  I know we’ve got to have a few folks out 

here that want to talk tonight.  Is there an organized opposition?  Do you want to let your organized 

opposition go first, sir? 

 MR. JOHNSTON:  Joe Johnston; I reside at 323 Green Meadows Circle, just a little further 

around on the bend there to the south.  If I have six minutes, I want to use a couple of them -- those 



 8

minutes to give just a little bit of history because I feel the neighborhood is being sort of characterized 

as being in opposition to what is happening.  I want to remind anybody -- I think I don’t -- remind our 

neighborhood that seven years ago we went through the very same argument where a very 

prominent developer and a very prominent lawyer from Columbia represented a similar proposal to us 

to put in a, at that time, PUD -- it started as a PUD.  And after over a month or two of arguing -- we 

went back and forth, and then it became a commercial zone proposal.  That festered for a while, and 

we felt it was that it was -- at least that was a little better than what we were originally were 

contending with.  We made some enemies, obviously, in that.  I think it -- I think that just having 

different points of view shouldn’t create enemies, but it did.  And I think, again, we are at that same 

point.  But it’s -- it’s -- I believe because the neighborhood feels very strongly that this is a residential 

neighborhood and that timing is probably what is at issue here.  I think residential has been on the 

decline the last three years.  That was seven years ago when that that I described then became -- 

three years later, became an R-1.  Timing was such that at the moment, they thought they would put 

something commercial there.  We ended up having what is now called Belinda Alley, seven 

residential homes, which I think are very much in keeping with the neighborhood.  And I am sorry for 

the church that feels as if they could not -- and Paul -- I am a little surprised, because he is a very 

prominent realtor here in town -- was not a good time in the last three or four years to build R-1.  And 

I can show people around the corner from me that have bought property ready to build R-1, and only 

in the last three months, have they broken ground, and, in fact, almost completed one of the three 

homes that they planned to build.  They -- the developer there says, I’ll probably break ground on 

another one by the first week in May.  Timing suggests to me -- and I think R-1 was not and maybe it 

won’t be, but I’m an optimist and believe R-1 will fit or continue to be what we can encourage in our 

neighborhood.  We could not ask for better neighbors in terms of the church.  We are sorry that -- of 

their financial situation is pushing them to kind of sell that.  On the other hand, I do believe if they -- if 

they hold out -- like any developer, they hold out, they can get R-1 to that piece of land.  And I think 

there are a number of other people who would support that way of thinking.  We, I think, feel that this 

whole area there is -- is a residential front porch.  The Green Meadows Circle just sort of borders the 

front to the whole residential area there.  Letting one commercial in here -- and one place, you need 

only look across to the other side of the church, where there is an equally desirable piece of land, that 

if you allow it on one side, why would you not allow it on the other side.  So it’s not as if we’re going -- 

it’s a domino effect.  As soon as we let one in -- and I can point to a number of people here in the 

audience who own property, myself included, that would like to keep the property as R-1, but if it 

becomes commercial, obviously some of the undeveloped land there would become -- we would be 

here asking for commercial on that as well.  We don’t want to do that.  We really don’t.  We do believe 

that we can be good neighbors with the church.  We do believe there is ample -- just straight down to 

Providence Road, which is very close -- commercial land that is still not developed.  And there is 

commercial land that is not occupied.  I mean, there are buildings.  I like what they are proposing.  It 
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is a beautiful building.  And I can -- I can see it placed in a commercial area where, in fact, I think 

traffic would be not an issue down there at Providence and Green Meadows, and other places, and 

I’m sure they have been advised that this is a good place.  I’m saying -- or we, I think, are saying that 

there are other places very nearby that would be more attractive.  Okay.  I’ll stop with that.  Any 

questions? 

 MR. WHEELER:  Are there any questions of this speaker?  Seeing None.  Thank you. 

 MR. JOHNSTON:  It is spot zoning, in our opinion, and that’s not what we want to see -- and 

not what we thought the City wanted to see either. 

 MR. WHEELER:  Thank you.  Next speaker? 

 MR. DOBBS:  I’m R.C. Dobbs; 3006 Melody Lane, Columbia.  A few comments that I have are, 

perhaps, a little bit different than you would expect.  The comments that I have are rather historical in 

nature.  And I thought it might be well for you as a Planning & Zoning Committee to know some of the 

background.  I happen to have been around that area at here where -- what now is the 1.4 acres that 

you are considering now.  That was part of the Paul Godfrey Place -- Paul Godfrey Farm.  Some of 

you may have looked into the history of it.  And a number of years ago, we were -- as many of you 

know, I happened to have been in community development for something like a half a century myself, 

so it is not a new thing to me.  But we were -- I happened to be in a little bit of a different side at that 

point.  I happened to be an officer in the First Christian Church at 10th and Walnut.  And as you know, 

the Christian Disciples of Christ has a way of monitoring and having new churches.  We were looking 

for a nice place for a church in a residential area, so we looked it over very carefully.  Now, I 

happened to be on the committee with Dr. Lester Rickman and Dr. John Suttonfield, and they said, 

You’re the procurement committee.  You search a site.  We picked the site, which is now the one you 

are talking about, and we bought it -- the Christian Church, State of Missouri -- got a loan, and we 

bought the place and gave to the church.  The church accepted it freely, of course, and it was given 

with a handshake -- in all fairness, that it be used for church purposes only.  They may dispute this, 

but it’s a -- it’s the fact.  And we have been very shocked, frankly, that our own church really wanted 

to turn it into a commercial area.  And it is a -- it is a residential area.  I happen to have been there.  I 

walked along the side of this property in 1938, and I’ve lived in that area almost touching the site of 

this for a half century.  I’m talking from real experience.  And I ask you, do you feel that this is the 

most appropriate place for this -- this improvement, which is an improvement.  And I’d compliment the 

group presenting it.  I really like the building.  I agree with Dr. Johnson, it is a nice building.  It’s a nice 

place.  And as a community developer, myself, I would strongly urge this type of thing to be a part of 

Columbia, but not in this place.  This is a residential area, and I’m sure that I’m speaking for the 

residents of this area that this is residential and we would like for it to remain residential.  I have a 

number of things that I could talk to you about, but I don’t want to burden you, because I’ve sat in 

some of these hearings myself.  I know about it.  And I appreciate your attention and I appreciate all 
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the things you do for Columbia.  And I hope that we can procure the proper spot for this commercial 

development.  Thank you very much. 

 MR. WHEELER:  Thank you, sir.  Are there any questions of this speaker?  Thank you.  Next 

speaker, please. 

 MR. WARD:  My name is Charles Ward; I live at 2400 Cimarron Drive in Columbia.  And we are 

members of the Cimarron Homeowners’ Association.  My wife and I provided a letter by email, which 

appears in your package.  I don’t know if you have had a chance to read it.  I was not anticipating to 

be one of the first speakers here, so I didn’t come with a spiel, but I would like to make a few 

comments on this proposal.  I was wondering if you could project the very first slide that you had    

that -- yes.  If you guys would check that out, you’ll notice that the properties that are shown from 

above, none of them are commercial or office.  The north -- as the staff has pointed out, there is multi-

family R-1.  The A-1 property is actually a home site for Mr. Vandepopuliere right across the street 

from the proposed building.   There -- on the south and the east are R-3 -- R-1 PUD.  A little further 

east is R-3 -- and correct me if I’m wrong.  And so there -- someone here has said that there was no 

commercial property adjacent.  That is just 100 percent wrong.  Also, I would like to point out that on 

that chart, if you were to go -- a hop-- skip over the church to the west side, on the northwest corner 

of Bethel and Green Meadows, a few years ago there was a proposal to make that area commercial 

based on the allegation that no one would want to develop that to R-1.  It would be near the fire 

station.  And I believe in the passage of time -- I can’t recall if it was the City Council or you folks -- 

although I am now thinking it was you that rejected that on the basis that this would be inappropriate 

use in an established residential neighborhood.  And while, perhaps, expecting consistency in 

government is a little bit of a stretch, I would hope you might take that into consideration.  Also, I 

would like to point out that off to the right of that map, just on the other side of Providence, is a whole 

bunch of empty property that is zoned commercial.  And about a block further east is the commercial 

property that is only partially occupied at the moment.  So there is plenty of space already zoned for 

commercial activity just a hop, skip, and a jump from this proposed site.  So there is hardly anything 

necessary about this.  I did want to make one other comment.  I’m not sure if it came up here a little 

earlier, but this issue of -- it’s been mentioned in the past of an internet business, I think that phrase is 

used to make the impact sound somehow intangible.  But don’t forget, cars dealers sell cars through 

the internet too, and no one would mistake a car lot for an intangible business.  So I think we have the 

same situation here.  Well, I’ll finish my co-- finish up now, but I did -- like to make those points that 

you would perhaps put into context with what the other speakers have to say. 

 MR. WHEELER:  Thank you.  Are there any questions of this speaker?  Thank you.  Next 

speaker, please.  We -- I do want to remind everybody, we try to be reasonable and give you plenty of 

time, but I will push the little red light here and let you know if it’s working tonight. 

 MR. TAYLOR:  No problem, because I timed it.  It’s less than two minutes. 

 MR. WHEELER:  Well, that’s awesome.   
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 MR. TAYLOR:  And I appreciate all that you do.  I -- I served on a commission for 17 years. 

 MR. WHEELER:  If -- 

 MR. TAYLOR:  I’m Robert Taylor; 2508 Cimarron Drive. 

 MR. WHEELER:  Thank you. 

 MR. TAYLOR:  And I do appreciate all the volunteers that help our city run.  I’m going to even 

omit part of my two-minute speech, because Charlie has said some of the things and made some of 

the points.  But my question tonight is just why?  I’d first like to start out by saying I too am a long-time 

resident.  And I can remember, fondly, when those horrible right hand turns used to be part of the 

Route KK before they straightened it out.  But when we moved back to Columbia, the intersection of 

Providence Road and Green Meadows was held up for some period of time -- and I think it is -- still is, 

is ideal City planning because they’ve got their heads screwed on tight, planned was going to happen 

when Green Meadows was developed, and they stuck to their guns.  So we have commercial right at 

the intersection of Providence and Green Meadows, and then going west, it -- it tapers into the     

multi-family, and then it goes into the R-1 as you go further west.  And in the years that followed that, 

that bit of planning was often cited in newspaper articles and the like showing how planning works 

and how well it is.  So my question is, Why would we want to mess with it now when it seems to be so 

good?  Now, skipping into another topic, the development just west of Bethel -- which has been 

alluded to already tonight -- seven years ago, one of the restrictions, when it was developed, there 

were to be no curb cuts.  And that has been sacred along Green Meadows.  And I think it still is.  And 

so here we come again with the development, and the first thing they want to do is have a curb cut to 

access a parking lot.  Why do we want to mess with that?  And I think I had one more point that was 

not being discussed, but I think what we see in this proposal is the opportunity to make -- I mean, 

really make a killing financially if you can buy land that is zoned R-1 and turn it into commercial 

property.  Well, what can I say, you know.  So do we want -- really want to facilitate that?  And I don’t 

think so.  And I don’t have anything else to say. 

 MR. WHEELER:  2:46.   

 MR. TAYLOR:  Well, I ad-libbed.  See.  I did -- I’m a poor ab-libber, because I didn’t read.  But I 

didn’t want to be redundant with -- 

 MR. WHEELER:  You were well within your time.  Thank you, sir.  Are there any questions of 

this speaker?  Thanks.  Next speaker, please. 

 MR. THOMAS:  Good evening.  My name is Ian Thomas; I live at 2616 Hillshire Drive.  I’m the 

director of the PetNet Coalition.  We are a local nonprofit organization promoting healthy and 

sustainable modes of transportation.  I’m not highly educated in the matter of zoning codes, and, in 

general, it seems to me that creating a small-scale -- pedestrian-scale commercial retail development 

in this location would fit with my organization’s mission of infill development, mixed-use, encouraging 

people living in those residential subdivisions to walk or bicycle to those destinations.  I also 

particularly like the arrangement that the developer or the potential occupant has come to with the 
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church about shared parking and reducing the amount of impervious surface that needs to be put in, 

where different businesses or different operations have parking needs at different times.  This is very 

creative, and something that our organization supports.  However, I do have a general concern about 

the proposal, and a more specific one.  The general concern is the apparent size of the vehicles that 

are likely to be utilizing the driveway and the parking area.  And while, as I mentioned, a     

pedestrian-scaled retail outlet would be very appropriate there, large vehicles turning in and out and 

picking up or dropping off large amounts of freight, I feel would not be appropriate at that location.  

The specific concern relates to the widening of the street for the left turn lane when traveling 

eastbound on Green Meadow.  As I look at the plan, it seems that there is going to be some fairly 

significant impact on the bicycle lane on Green Meadows, and also on the sidewalk, both on the 

south side -- and I might just put a question to Staff about how that will turn out.  But from the 

diagram, it appears that the bike lane will be shifted fairly quickly to the right and narrowed, and that 

the median or the buffer strip between the sidewalk and the curb will disappear, making this a less 

attractive place for people to walk, and really creating a potentially serious safety hazard for cyclists if 

this bicycle lane dramatically changes its location and width.  And I’ll give the Staff a chance to 

respond, but I would suggest that you consider referring this particular issue to the Bicycle and 

Pedestrian Commission. 

 MR. WHEELER:  Are you about wrapped up?   

 MR. THOMAS:  That’s it. 

 MR. WHEELER:  We will let Staff respond. 

 MR. THOMAS:  And I would like -- 

 MR. WHEELER:  All right.  Can Staff respond to that, please. 

 MR. LEPKE:  Okay.  Staff, including City traffic from Public Works, has reviewed this.  The 

traffic engineer was okay with what was proposed.  Right now, we have -- as mentioned during the 

presentation at the beginning, the bike lane does go from six feet to four feet for the bump out, if you 

will, for the left turn lane.  The traffic engineer had recommended the sidewalk, basically, be widened 

at that point, which removed, as you said, the parkway -- the grass buffer strip between the curb and 

the sidewalk.  As for how quickly it tapers and everything, I guess I wasn’t party to that part of the 

discussion.  However, as I say, the City traffic engineer had reviewed and approved of this design.  

As for the south side of the road, which was brought up this afternoon via email, and then as you’ve 

just brought up a moment ago, that would be, I think, at the construction plan stage between the City 

traffic engineer and -- you know, were this to be approved and all of that -- assuming all of that, then 

that would be during the construction plans.  I don’t know if something similar would be mirrored on 

the south side or not.  I would certainly leave that up to the engineer -- the consulting engineer to 

answer that part.  But, yes, Ted Curtis, as well, was consulted on this, and he too understood about 

the bike lane being narrowed.  I believe the engineer had proposed to build a wider curb and gutter 

pan, so that the entirety of the bike lane would be within that gutter pan rather than having the joint 
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between the two types of pavement in the middle of the bike lane.  So that was something that I 

know, for example, Ted Curtis had said he approved of.  Those are, I think, the best details I can give 

you about the conversation that had taken place -- at least that I’ve been a party to about that.   

 MR. THOMAS:  I certainly appreciate that.  I haven’t quite absorbed all of the technical details, 

so I would request, again, that the matter be reviewed by the Bicycle and Pedestrian Commission, if 

other things conspire to allow this to proceed. 

 MR. WHEELER:  Thank you.  Are there any questions of this speaker? 

 MR. STRODTMAN:  I’ve got a couple.  Ian, did you say that you lived in this neighborhood? 

 MR. THOMAS:  No.  I don’t live in this neighborhood. 

 MR. STRODTMAN:  You don’t live in the neighborhood.  Okay.  Can you expand -- whenever 

you mentioned your comment about the freight and the trucks, you didn’t feel that was appropriate, 

can you kind of expand on that? 

 MR. THOMAS:  I feel -- 

 MR. STRODTMAN:  I guess my question is how do you -- how do you propose that this is 

serviced? 

 MR. THOMAS:  I could imagine a small-scale retail development that would be designed for 

pedestrian and bicycle access, and maybe for vehicle access from the north side from Green 

Meadows Circle, and not from the Green Meadows Road, itself. 

 MR. STRODTMAN:  So you are saying that you are proposing a semi would only have -- would 

only come in from the north side and would somehow have to exit or back out onto the north side? 

 MR. THOMAS:  I was merely -- I was merely trying to distinguish my support for mixed-use and 

infill development, which I think is a good thing, from having large, heavy traffic and the kind of road 

realignments that are being discussed here, which I feel would be detrimental to the walkability and 

bikeability of the area.   

 MR. STRODTMAN:  No more questions. 

 MR. WHEELER:  Are there any other questions of this speaker?  Thank you. 

 MR. THOMAS:  Thank you. 

 MR. WHEELER:  Next speaker, please.   

 MR. REESE:  My name is Jim Reese -- or James Reese, I think, as I wrote the letter.  And 

curiously, most of the people that preceded me took most of what I wrote down.  I wanted to make a 

couple of points about what Charlie said. 

 MR. WHEELER:  Could you please give us your address.  I missed that. 

 MR. REESE:  410 Cumberland Road, about 1500 feet northwest of this proposal.  But what I 

wanted -- Charlie mentioned, and you had the other map up here -- that one Section C or Lot C, 

which is now bordered by Belinda Alley was proposed, the argument was that you needed driveways 

or nobody would buy R-1 there.   The fact is the whole street is sold out.  It was R-1, and the Alley 

took care of the driveways, and now it is all sold out.  And it is beautiful.  And it is a win-win for that 
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group, and I think that’s what -- that was what the neighborhood was trying to do.  And I’m not sure 

we’re always painted that way, so I wanted to make sure I reiterated that.  And I really do like the 

building.  It’s a great aesthetic building.  It is well designed.  It is well thought out, and the Parks are 

thoughtful folks.  It is just a wrong location.  It needs to be R-1 -- small R-1 could work.  There are 

many uses for this, just like there was along Belinda Alley, and I think that that would be a great asset 

to the neighborhood.  And keep it consistent with the Metro 2020 Plan, and keep commercial where 

commercial is designated out towards the corner, where it makes more sense.  The aggressive 

trucks, and things like that, would not be a -- necessitate a traffic problem, a hindrance to the fire 

station, and some of the other things that -- backing large trucks, I back them every day.  They are 

not something you can put very quickly and easily down a narrow road, backwards or forwards.  So I 

just wanted to make a couple points that it is a beautiful building, but it’s not aesthetics.  It is about 

changing the zoning to something that is totally inappropriate, and it should be put some place that is 

appropriate for that.  And that’s really all I have, so -- 

 MR. WHEELER:  Are there any other questions of this speaker?   

 MR. REESE:  Thank you. 

 MR. WHEELER:  Thank you.  Next speaker, please. 

 MR. BLANKENSHIP:  Hi.  My name is Brenda Blankenship; I live at 306 Cumberland Road.  My 

property backs up to what would be referred to as the Eckhoff property.  Seven years ago when they 

began to develop that, they had all their plans and everything, they made all these promises.  The 

promises were we’ll take care of the water issue, we’ll take care of all these things.  You won’t have to 

worry about it.  Since that time -- that lasted as long as the developer owned it, and then he sold it to 

other people, and now those promises are gone.  The water is a huge issue.  We called the City and 

the City says they can’t do anything because they don’t own the land and there is a new owner to the 

land.  So now it’s costing us over $1,000 to fix the water issue.  So my issue with this -- and I know 

the Parks have great intentions, but the problem is as soon as the Parks leave that building, the 

promises are gone, and, you know, anything can move into that office space.  And all of this -- and 

once it starts, nothing -- you know, it’s an easily rolling-down-the-hill issue.  So that’s our -- that’s my 

issue with this is that promises are easy to make now, but they change as soon as somebody else 

owns the property.  And -- so thank you. 

 MR. WHEELER:   Are there any questions of this speaker? Thank you. 

 MS. BLANKENSHIP:  Thanks.   

 MR. WHEELER:  Next speaker, please.   

 MS. WILSON-KLEEKAMP:  Good evening.  I’m Traci Wilson-Kleekamp; I’m the president of 

Greenbriar Trailridge Neighborhood Association.  I’m going to try not to repeat anything that was said 

already.  I would like to elevate the conversation in this way -- and I mentioned this at the last  

meeting -- is that this is a growing city, and we need to be very careful about the decisions we make 

when we do infill.  And we need to be very careful about the decisions we make when it comes to 



 15

rezoning.  There is a considerable amount of vacant commercial land on the other side of Providence 

and Green Meadows which will eventually fill up, and that will, again, put more pressure and more 

traffic on Green Meadows.   So while we are thinking about this, we do have to think forward, not just 

about right now and what the bike lane will look like, but there is going to be more movement into 

those traffic avenues.  So what might -- and also, for me, it’s -- the building is great.  I never had a 

problem with the building.  I think the landscaping is great.  But what matters is the zoning.  What 

does the negative impact of the zoning do, not just for right now, but as we grow on the south side.  

So by elevating the conversation, I mean in terms of process, in terms of precedent, in terms of 

professionalism in how we handle these cases.  Thank you very much. 

 MR. WHEELER:  Thank you.  Are there any questions of this speaker? 

 MR. REICHLIN:  Yeah.  I have a question of this speaker. 

 MR. WHEELER:  Mr. Reichlin, please? 

 MR. REICHLIN:  Ms. Kleekamp-Wilson [sic], I was curious -- I’m getting the sense that if this 

property doesn’t stay some form of residential, it is going to be opposed going forward.  Is that a fair 

assumption? 

 MS. WILSON-KLEEKAMP:  I think it is fair to say this is a very interesting piece of property, and 

I would be willing to engage in some discussions about what kind of PUD would fit there.  I think when 

we start talking about trucks, and widening the street, and all that for just this one piece of commercial 

property when there is substantial commercial property already, it seems a little odd to me.  So by 

under-- and our neighbors are not going to say it only has to be houses.  Somebody said daycare -- 

things like -- I come from California, so we have little different zoning things.  We can have 

institutional use.  And so, to me, that institutional use would be a little bit compatible with the church.  

So -- but we haven’t had that kind of conversation.  The conversation I was trying to float with my 

neighborhood was having a neighborhood improvement district so we could kind of ward off bad 

suitors of trying to put zoning in the neighborhood that would be offensive to what is already there.  

So does it have to just be houses?  No, I’m not going to say that.  I don’t know what my neighbors 

would think, but I think we would be interested in a conversation about what would be appropriate 

there. 

 MR. REICHLIN:  Just to delineate, if it is not some form of residential, it is going to meet 

opposition from the neighborhood association? 

 MS. WILSON-KLEEKAMP:  Yeah.  I don’t think it is appropriate to put commercial or office 

there, because once you upzone, you can’t bring it back.   

 MR. REICHLIN:  And this is more of a -- maybe this is an aside, but to what extent is the fire 

station considered to be an intrusion? 

 MS. WILSON-KLEEKAMP:  You know, I don’t think the fire station is an intrusion.  They have 

been really good neighbors.  They don’t bring their trucks every day through the neighborhood.  They 

actually just go out.  They just literally egress, unless somebody in the neighborhood has a call from 
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them.  But they are not actually opposed -- going against traffic cons-- they are not in and out.  They 

are not a business that has, you know, trucks going in and out two or three times a day or several 

times a week.  Sometimes they probably don’t even leave their -- you know, their unit station maybe 

once or twice a week.  Thank you. 

 MR. WHEELER:  Thank you.  Any other questions?  Sorry I missed that, Mr. Reichlin.  Next 

speaker, please. 

 MS. VON SCHOENBORN: I’m Mary Von Schoenborn; 3308 Crawford, two houses off of Green 

Meadows, farther to the west than the property.  I sent you a letter, and I hope you did read it.  My 

concern -- or what I wanted to say is to emphasize that the commercial line is the back of Murry’s in 

Green Meadows Plaza and Village South, where the offices are.  There is nothing else office or 

commercial until you get to Forum and Green Meadows, where there is a preschool.  So when you 

talk about 650 feet or 850 feet, just think about where Murry’s is.  Everything else back is all 

residential.  There is a church -- there’s two churches, a synagogue, and then the preschool at 

Forum.  I have lived out there since 1985.  Green Meadows was not curbed or guttered when we 

moved out there.  I think the idea of putting a turn lane off of Green Meadows turning left would be 

just like what we have at the Wilson’s location.  If you ever go there at 5:00 in the afternoon at 

Wilson’s, it is horrendous.  That’s a bad plan.  You would be creating something like that on Green 

Meadows.  I think if you talk about an internet sale, you are talking about something like across from 

Clover’s where -- I guess it’s a VA loan place.  I don’t know.  But it is all internet, and the street is 

totally lined on both sides right there by Clover’s, if you know what I’m talking about.  That becomes a 

one-lane road, and it’s an internet business.  If you plan to have a business that is successful, even it 

is internet, you will have more people working there.  If these people didn’t expect to have a growing 

business, they would stay in their home.  I foresee there needing to be much more parking.  The 

church is willing for them to use their parking, and that’s another concern I have.  Whatever you do 

tonight, I want to make sure that the church property or any other property that the church owns does 

not have the zoning follow with what you do tonight.  It needs to stay R-1.  But if you change it, the 

rest of the church property does not go with it.  Every time I have heard discussion about the church, 

they have always said, Yeah, they can use our parking lot.  Well, I don’t understand that.  You know, 

somehow it doesn’t work to have it overflow that way.  Anyway, those are my concerns.  The other 

thing is the people in Cimarron, Greenbriar, Trail Ridge, Lynnwood -- all of those houses, anything 

south of Hinkson Creek all have to filter onto Green Meadows to get out of their neighborhoods.  

That’s the only way out.  Okay.  Thank you. 

 MR. WHEELER:  Thank you, ma’am.  Are there any questions of this speaker?  Thank you.  

Next speaker, please. 

 MS. HILL:  Hi.  My name is Sarah Hill; I live at 3005 Greenbriar.  And I just have a quick 

question.  This was probably in your packet.  It is just who was notified within 185-feet property 

owners.  And I noticed Mr. Reichlin’s name.  Are you a property owner in -- 
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 MR. REICHLIN:  Well, actually, I haven’t lived in the area since 1993.   

 MS. HILL:  Okay.  But do you still own property in the area? 

 MR. REICHLIN:  No, I do not. 

 MS. HILL:  Okay.  Because it says that you are in the Crescent Green, so I was just checking to 

see if you were -- 

 MR. REICHLIN:  One time, several years ago -- 

 MS. HILL:  Okay. 

 MR. REICHLIN:  -- I was in a property in Crescent Green. 

 MS. HILL:  Okay. 

 MR. REICHLIN:  But just while we are putting things on the record, I formerly lived at 107 

Hollyridge.   

 MS. HILL:  You formerly live at 107 Hollyridge? 

 MR. REICHLIN:  Formerly lived at 107 Hollyridge. 

 MS. HILL:  Currently now or formerly? 

 MR. REICHLIN:  Formerly. 

 MS. HILL:  Okay.  All  right.  Very good.  That’s all I had.  Thank you. 

 MR. REICHLIN:  You’re welcome. 

 MR. WHEELER:  Thank you.  Any questions of this speaker?  Next speaker, please. 

 MS. WELTY:  My name is Nancy Welty, and I live at 2901 Greenbriar Drive, which Hollyridge 

T’s in front of my house.  So I have lived in this area since 1985, and what my points are that I would 

like to bring up is I’m always told to look at the Columbia 2020 Metro Plan, which says we are a 

neighborhood, which also says that your goal is to maintain the stability of existing residential 

neighborhoods.  And if there is any zoning changes, that it would be compatible.  And I don’t see 

where this is compatible or something we can use.  It’s not what you have in your books and what 

you have on your plan.  So I’m hoping that we are following a plan because I get confused sometimes 

about this when I’m reading things in the paper.  I do appreciate all your time that you spend on this 

because I know it is a hard time to have to be in front and listen to lots of people because we all have 

our own feelings and things.  I’ve -- like I said, I’ve lived there since 1985 at that house.  I came to 

Columbia in ’74 with my husband, and he’s been here since 1958.  So in that process, we’ve probably 

seen a lot of changes, and a lot of those changes have been done well; some have not.  So I hope 

this one will be one that we’ve done well, because we have tried in the past in our neighborhood to 

work -- we worked with the fire station.  We gave them some suggestions that ended up being better 

for all of us, and that’s what we tried to do.  So I appreciate your time and thank you. 

 MR. WHEELER:  Thank you.  Are there any questions of this speaker?  Thank you.  Next 

speaker, please. 

 MS. CLARK:  Hi.  I am Susan Clark; my address is 302 Campusview Drive, Suite 103.  I 

represent the Crescent Green Condominium Association.  And Steve’s notice came to my office, so 
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that’s why he was surprised that he didn’t get anything and didn’t know about it.  It’s a problem area 

we are trying to resolve with the Assessor’s Office about their database.  I don’t want to repeat all the 

things that have been repeated.  I just want to let you know that the Crescent Condominium 

Association is directly south of the site that we are looking at and the Rock Bridge Christian Church, 

and the owners there are opposed to the zoning change.  And they would appreciate not having the 

nature of their residential neighborhood changed in that manner.  Thank you. 

 MR. WHEELER:  Thank you.  Are there any questions of this speaker?  Thank you.  Are there 

any other speakers?   

 MR. MENDEZ:  Hi.  My name is Rudy Mendez; I live at 3005 Melody Lane, which is just a 

stone’s throw away from this property.  My family has been there almost 50 years.  They bought the 

property in 1965, when it was part of the county.  We welcomed the City because we thought the 

zoning would be more reasonable and more professional.  We never expected to have a commercial 

strip right in front of us.  Now, this is going to create a nightmare of traffic.  And the reason why I’m 

telling you this is because like the lady said before, it’s a whole bunch of streets that feed from Green 

Meadow Circle.  There is no other way to get out.  I was told there was three-- between three and five 

hundred units, so somebody come and Google.  I did not count it, but somebody told me that.  That is 

the only way out.    And in the morning -- I walk my dog five times a day.  I can see the traffic 

sometimes takes people several minutes to get into Green Meadow from Green Meadow Circle 

because the traffic is so heavy.  Now, with the -- I read in the paper -- last Saturday’s paper, March 

24, The Pinball Company said it sells 1,000 machines.  I -- in the meeting at the church when we 

expressed the problem about the traffic, they said they sold 100 machines, so there will be a couple 

deliveries a week.  Now, on the Better Business Bureau complaint against this company, they claim 

that they sold over 2,000 machines over the last five years, so I don’t know when he is talking the 

truth.  It’s hard to, you know, imagine that he’s -- it’s different between 100, 400, and 1,000, all in the 

same period of time.  So if half of this is true, we are going to have a traffic nightmare.  Now, the -- I 

don’t know, you know, of the truthfulness of this thing because, like, in the first place with the 

Website, it says, The Pinball Company is now rated No. 1 in our category by ranking.com.  I go to 

ranking.com, it is six out of six.  There are six companies, and they are No. 6.  So, you know, I -- I 

think it is a nice building, you know.  I like it.  But, like I said, I think it is in the wrong area, you know, 

because we invested on this property 50 year-- I mean, almost 50 years ago hoping to live here, you 

know, the rest of our lives.  But we don’t want all this traffic, you know.  I mean, somebody mentioned 

the fire department.  I think the fire department is welcome because, hey, we got a lot of service.  Our 

insurance rates really went down because they are so near us.  And they don’t produce that much 

traffic.  You know, I don’t see that -- you know, they are not a very busy fire department.  Well, thank 

you very much.  If you have any questions, I’d be glad to answer it.   

 MR. WHEELER:  Thank you.  Are there any questions of this speaker?   
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 MR. MENDEZ:  If you need backup of what I said, I’ve got it here in writing -- the Websites, 

everything else.   

 MR. WHEELER:  Thank you, sir.  Next speaker, please. 

 MR. CLARK:  My name is John Clark.  I live at 403 North Ninth Street.  I’m an attorney and a 

CPA, but I’ve also been deeply involved in having to deal with our land-use regulation regime in 

Columbia for 15 years.  Because of the neighborhood association that I built with friends, we just 

have to interact with the City again and again and again.  And it’s a shambles.  And, of course, you 

had a report from a committee about -- that came out in 2007.  Nobody that has anything to do with 

land-use regulations -- it doesn’t matter with neighbors, builders, developers, the City, nobody likes it 

and nobody trusts it, and that’s it.  Everybody who is on that committee from those -- and it’s not 

improved one whit.  Now, I must admit there have been some minor improvements, including a 

beefed up department with some people who have some really decent backgrounds.  But the policy 

framework is still the same, and it’s still a disaster.  And you all are in the middle of this mess.  They 

are in the middle of it; the neighbors are in the middle of it; you’re in the middle of it.  But the fact is, it 

is a mess.  Now, I guess the first thing you need to know is if -- no matter what -- if the application 

somehow or another might meet regulations, you don’t have to approve it, and the City Council 

doesn’t have to approve it.  They have, and you have the discretion to say, This isn’t appropriate.  So 

the different kinds of things that people go through does not obligate you to approve a thing.  Virtually, 

the only thing anybody -- the City is obliged to approve is if a final plat comes in that’s in compliance 

with a preliminary plat.  Now, there are court cases about that.  So I want to suggest to you that you 

step back from this.  You’ve heard all the good reasons why this is just disastrous in terms of any 

good kind of zoning for a C-P, and also for an O-P.  What you have read in a lot of the materials that 

you’ve been presented and the neighborhood has gotten to you through information requests is there 

is just this muddling around inside the department.  The idea that the planning department would 

basically be giving professional advice and help to the applicants to move this along -- now, John 

John used to complain about that.  Mr. Brodsky used to complain about -- people have thought that 

the planning department’s role went way beyond that being the determiner of did it meet standards.  It 

was -- and became the determiner of let’s get applications through.  But we’ve never had any policy 

passed by a City Council or anybody else saying you should approve everything, you should do -- 

and you can help applicants figure out what to do in all of this, as opposed to their paying their own 

private consultants, and so forth.  This is such a mess.  You should take this as the opportunity after 

you reject C-P, after you reject any of this stuff about O-P, to basically say we need to pick up the ball 

and get back in the business of really telling the Council we’ve got to revise our land-use regulation 

regime, so that our staff is not stuck trying to do this with actually no good policy guidance.  And so I 

hope that is actually what you’ll do is say no to the C-P, just throw out the idea of the O-P, either 

because it is an abuse of process or it’s just not a good idea.  And then, you’ll take the stand and in 

very clear terms tell the Council enough is enough, we’ve really got to get to work on this.  Thank you. 
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 MR. WHEELER:  Are there any questions of this speaker?  Thank you.  Are there any 

additional speakers?   

 MS. THEIEN:  Good evening.  My name is Victoria Therien, and I live at 316 Oakridge Court in 

the Greenbriar neighborhood.  I have not written to you on -- I’ve been remiss in that regard.  I have 

relied on the hard work of my neighbors.  But I wanted to come here and personally support their -- 

their opinion, and their rightful opinion that this property should not be zoned commercial.  I 

understand these young people, and I appreciate their work and I appreciate their entrepreneurship, 

but it -- we cannot rely on them being there for the next 20 years.  We moved in that property in the 

early 80s, and we are both retired.  And we plan to live there until we are gone.  And we don’t want to 

have our heirs have to muddle through a McDonalds on that corner.  So I -- that’s my point is that I 

just don’t think commercial zoning is appropriate for that area.  Thank you. 

 MR. WHEELER:  Are there any questions of this speaker?  Thank you.  Additional speakers?   

 MS. MORRIS:  I’m Karen Morris, a 22-year resident from two residences in the neighborhood, 

and -- 

 MR. WHEELER:  Can you give us your current address, please? 

 MS. MORRIS:  Oh, sorry.  307 Cumberland.  Recently, one of the houses on Green Meadow 

Circle had a resident moving out.  The semi-truck couldn’t park there.  They had to park on 

Greenbriar.  There is no room on Green Meadow Circle for a semi-truck coming in/coming out.  You 

can’t -- it will block traffic.  Even on Cumberland, I have traffic coming up and down in front of my 

street that feeds back to Cimarron.  All of it feeds through Green Meadows Circle.  The fire station is 

not -- it’s a good neighbor because they feed immediately onto Green Meadows.  They don’t really 

impede on Green Meadows Circle.  It is a residential area.  The -- it is -- very nicely transitions.  My 

family frequently will walk from our residence and utilize Murry’s -- the restaurants up the road.  

Walking through trucks -- more traffic, and if that business changes -- would change the transition -- 

any time of the night or day, you will see walkers, joggers.  And just like the gentleman before said, 

he walks his dogs five times a day.  There is a lot of us who are walking their dogs.  It is not an 

appropriate spot for residential -- I mean, for a commercial property.  The -- there is a lot of entrances 

and exits right there with Green Me-- Crescent Green, and then Green Meadow Circle.  And I would 

agree that you would soon have a situation like you have down at the MAC.  It is not good traffic flow, 

and it’s an inappropriate use for that piece of property.   

 MR. WHEELER:  Are there any questions of this speaker?  Thank you.  Are there any 

additional speakers?  Seeing none. 

PUBLIC HEARING CLOSED 
 MR. WHEELER:  Commissioners?  Who wants to weigh in?  Mr. Lee? 

 MR. LEE:  I have a question for Staff.  Are there any plans for improvements of Green 

Meadows Circle?   

 MR. ZENNER:   Not that are within the CIP, sir.  
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 MR. LEE:  Thank you. 

 MR. WHEELER:  Ms. Peters? 

 MS. PETERS:   I also have a question of Staff.  What’s the distance from their proposed 

driveway on Green Meadows to the corner? 

 MR. LEPKE:  Green Meadows Circle or Green Meadows Road.  I mean, I realize their -- 

 MS. PETERS:   Circle. 

 MR. LEPKE:  -- roughly equal distance.  We can measure. 

 MS. PETERS:   Thank you. 

 MR. ZENNER:   Green Meadows Circle comes around to both -- are you looking at the Bethel 

Green Meadows Circle or Green Meadow Circle and Green Meadows. 

 MS. PETERS:   How about we get a pointer up here on the screen because I’m going to have 

some more questions too. 

 MR. WHEELER:  I think she is talking to the east, I believe. 

 MS. PETERS:   Correct. 

 MR. WHEELER:  The way I understand your question. 

 MS. PETERS:   Right.   

 MR. ZENNER:  Would you like this distance to the driveway location? 

 MS. PETERS:   Yeah. 

 MR. ZENNER:   Okay.  One moment.   

 MR. LEPKE:  I would say roughly 300 feet from either one, give or take 15 or 20 feet.  So 315, 

320, somewhere in there would do either Green Meadows Circle or Green Meadows Road. 

 MS. PETERS:   And is Murry’s 630 feet up the road?  Is that the first commercial, roughly?  Or 

whatever that little plaza is.   

 MR. LEPKE:  Yeah.   Green Meadows is way -- we’ve got the O-1 and then the C-1, I think it 

was 850 to the C-1.   

 MS. PETERS:   Okay. 

 MR. ZENNER:   Would be Murry’s. 

 MS. PETERS:   Thank you.   

 MR. WHEELER:  Commissioners? 

 MR. STRODTMAN:  I have a small question for staff.  My understanding was the fire station 

does have two exits or two ways.  Is -- are they both on Green Meadows or does one of them go -- 

there it is.  There we go. 

 MR. LEPKE:  There it is. 

 MR. STRODTMAN:  So it does have a couple of entrances to the circle.   

 MR. ZENNER:   And circulation is actually from the rear into the bays and back out.  So they 

circulate back this way (indicating), back to the intersection to go either east or west.  But this is the 



 22

rear entrance.  This is actually their pull-through bay.  It’s the new design for the fire stations.  Their 

staff parking is what you see here, with the entrance off of Green Meadows Circle. 

 MR. WHEELER:  Mr. Reichlin? 

 MR. REICHLIN:  Perhaps I was playing with my computer when you were going through the 

staff report, but can you summarize, briefly, Staff’s recommendation for denial of the rezoning request 

as stated in the report? 

 MR. LEPKE:  I think it is founded on the Metro 2020 saying this is a neighborhood designation.  

I think it is founded on the proximity to adjacent commercial property.  Also, I think there is the issue 

of circulation, although some of that has been rectified to the traffic engineer’s satisfaction with the 

turn lane.  So those are, I think, the main things basically, basing it on the plan, as has been 

mentioned is supposed to be our inspiration for these decisions. 

 MR. WHEELER:  Ms. Peters? 

 MS. PETERS:   I’ll go ahead and weigh in here.  Can I get the original overhead?  That one.  

Yeah.  And can you highlight some of these things for me as we go around?  Starting on the back 

corner by the -- what looks like the single house behind the fire station -- the corner -- no, further up.  

Yeah.  Right in the -- I drove this area today, and I noticed that there are at least two homes under 

construction next to it.  I think there is one there, and there are two more, yeah, to the right that are 

under construction.  I can’t remember.  Is this a four-way stop down on Green Meadows?   

 MR. ZENNER:   Bethel and -- yes, that is correct. 

 MS. PETERS:   All right.  I drove through there several times today, and it is a little tricky seeing 

down the -- down the curve all the way -- it is a little bit of a blind curve.  I think the applicants are 

people of good character.  And I think that they have an incredible business, and I certainly hope that 

it grows.  One of the issues that I have is they talk about office use, but yet they are asking for C-P.  

And zoning goes with the land, it doesn’t go with the business that is there.  And that’s a serious issue 

if their business, for any reason, hits a hiccup and they decide to sell the land or they outgrow it and 

they move on.  The apartments that are in the area are -- I think, are incredibly nice or the condos are 

very nicely done in that area and further up to the east.  I think at some point there will be a need for 

PUD, and that will actually become more infill for homes.  I think there are other -- the use of C-P, I 

don’t believe is appropriate there.  That intersect-- or the area of Green Meadows through there, it 

could easily become a serious issue of traffic.  So I will support Staff’s recommendation of denial.   

 MR. WHEELER:  Commissioners?  Quiet bunch tonight. 

 MR. LEE:  I’ll go. 

 MR. WHEELER:  Mr. Lee? 

 MR. LEE:  Yeah.  I’m extremely concerned about the amount of traffic that is going to be 

generated by this business.  While I think it is a good business and it’s a good plan, the building is 

planned well and looks nice.  I think once they get the two offices on either side filled up, then with the 

amount of trucks and everything -- and I travel Green Meadows virtually every day, and it’s a -- it can 
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be a nightmare at many times of the day.  I just don’t think -- I think this project should move 

somewhere else.  I believe that the Parks, if they have the wherewithal to buy this land, build the 

building, and do the street improvements, then they have the wherewithal to move this business 

somewhere else.  And there is plenty of land available.  So I don’t intend to -- I intend to support 

Staff’s recommendation. 

 MR. WHEELER:  Mr. Vander Tuig? 

 MR. VANDER TUIG:   I’ll go.  I’m not sure that the property would ever develop as R-1, at 

least not in the near future, although, I’m not necessarily too concerned about that.  I think that there 

has been some suggestion that this could be, you know, a good infill neighborhood commercial,       

and -- but I don’t know that this particular use, even though it is very -- very limited, is potentially the 

right one.  It kind of reminds me of my no vote at the southwest corner of Stadium and Broadway.  

That was a great development; it was a beautiful building.  The issue in my mind there was that it was 

setting a precedence that office traffic was forced to use residential streets in order to gain access to 

the property.  And that’s why I asked about the north drive is if -- if this business could be situated 

such that maybe access could only be granted off of Green Meadows, maybe then it seems a little 

more reasonable.  But the idea that there is semi-trucks trying to make their way out of that is -- 

seems very, very uncharacteristic with the area.  So I intend to also support Staff’s recommendation 

tonight. 

 MR. WHEELER:  Mr. Reichlin? 

 MR. REICHLIN:  Well, I’ve swum up stream before, so this will be okay.  I still live in the Fifth 

Ward, and I live in an area that is supported by the Orscheln Properties, the Walgreens, Stonebridge 

Office  Park, the First State Bank, and now on our east side, a development by Jeffrey Smith that we 

approved.  Although these developments may not be the -- be an apples-to-apples comparison, the 

arguments are the same.  I suggest to the audience and my fellow commissioners, although I’m not 

intent on trying to change anybody’s mind, that I have not noticed what I would consider a loss of 

quality of life in my neighborhood.  Traffic is what it is on Nifong and Forum and Green Meadows, and 

it is going to continue to be what it is regardless of what goes in those areas.  So when I look at this 

particular triangle, I say, Well, something is going to go there, and this does not seem inappropriate to 

me.  Staff has concerns, which I always find myself sensitive to, but it seems like there has been 

steps made to help ameliorate some of those concerns.  So although I don’t usually do it, I think I’m 

going to vote against Staff’s recommendation this evening.   

 MR. STRODTMAN:  I’ll go next.  I’ve kind of struggled with this one a little bit because I’m trying 

to get my arms around the whole infill and what that means, and traffic, and knowing that we’re going 

to have uses of homes next to commercial.  And, you know, we’re not going to have -- going for-- 

going forward, I see a lot more intermix of uses, and not as much of a subdivision here of just homes, 

and then you come over here and it is just industrial, and then you go over here and it’s just retail.  I 

don’t see that that is going to be the direction as much going forward.  And so I’ve been trying to think 
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about what kind of uses could go here, and, you know, I definitely don’t see R-1 being -- I personally 

don’t see myself or many people wanting to buy and put a single home in that area, just because    

it’s -- you know, you’re kind of surrounded by the road, and then you have the church, so I kind of am 

kind of just troubled what kind of use could go here.  But at the end of the day, I’m going to agree with 

the Staff and say that this is not the right use.  But I will go on record to say that when and if we do 

get maybe a PUD or something that is going to put a multiple -- a little more of a density in there -- 

traffic is going to be an issue.  I mean, we’re not -- we’re never -- I don’t think we’re ever going to see 

one single R-1 go there on 1.4 acres.  I think you are going to see something maybe that is on the 

south side, even though it is -- the land is not as large as on the south side.  But I do think that at 

some point, we are going to have to deal with traffic, though it may not necessarily be semi traffic, but 

it may be apartment or condo traffic.  So -- but at the end of the day, I will support the Staff on this 

and deny the motion.   

 MR. WHEELER:  Mr. Tillotson? 

 MR. TILLOTSON:  I’m going to be very brief.  I’m trying to protect my voice here a little bit.  

People have watched me sit up here and vote on different projects, and I just love this one.  I think it 

is amazing, but it is just the not -- it’s not the right spot for it, and I’m going to go with Staff’s 

recommendation.   

 MR. WHEELER:  Short and sweet.  All right.  I guess I’m last.  As usual, I’ve taken random 

notes, and there are some things in here that I think are -- although they pertain to the development, 

they also pertain to our planning process and some of the things.  So I’m just going to kind of go 

through this as -- as they came up.  A mention of water issues, obviously, we’ve addressed that 

drainage off the site can’t exceed what it currently does.  That’s our ordinance.  Frankly, I think part of 

the problem you are having over in your neighborhood now is that you kept R-1 in that location, and 

there wasn’t -- it wasn’t mitigated, and so now the water just comes down the hill.  And under the 

PUD plan that I think I am the only surviving commissioner -- because Mr. Barrow is not here -- that 

voted on that, we could have addressed that.  Unfortunately, there was no way for us to address it 

now.  But off of this site, it would be -- it would be taken care of.  I would argue that the Green 

Meadows/Providence junction was not planned that well.  It might have been at the time -- it might 

have seemed like it, but we’ve got outer roads intersecting with this street on the west side which 

frankly is a big cluster, and should have never been done.  I would never have supported it -- it 

reminds me of Clark Lane, which was poorly planned to say the least.  As far as curb cuts go, we’re 

going from two curb cuts, really, to one.  Shared parking is something we’ve talked about in this 

community for a long time, and frankly, could be a great thing.  It would help us to reduce our 

impervious surface, and thereby water runoff.  Shipping trucks and -- you know, I see that as it’s 

going to be pretty limited.  I understand your concerns, believe me.  My concern, frankly, would be 

that 18-wheeler -- although I don’t think a straight truck would have a problem with this, but an        

18-wheeler might -- I think that he is going to be reluctant to utilize the left turn lane completely.  I 
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think he is going to kind of merge across and make that corner a little easier for himself.  You know, I 

believe this is an infill development.  I think it’s something that we’ve got to -- you know, we’ve got to 

plan carefully.  I think you guys have done an amazing job with this building.  It is absolutely beautiful.  

The plan, itself, is great.  The landscaping couldn’t be better.  I mean -- and 40 percent open -- I’m    

in -- you know, that’s great.    I disagree with the sales price is -- I think I’ve got an idea where the 

sales price is, and it will make it difficult, if not impossible, to go R-1.  Frankly, I don’t think R-1 is 

appropriate here.  And it is R-1; I understand that.  But I don’t see it being a good use.  I think, frankly, 

we got lucky on that northwest corner of Green Meadows and Bethel that we didn’t have much 

driveways coming onto Green Meadows.  So it turned out well, the fire station buying the corner 

helped.  That could have actually been an additional problem.  The traffic count on Green Meadows  

is -- it’s going to continue to rise.  I really don’t think that this business would affect it as much as, you 

know, just the continued growth and lack of planning in southwest Columbia.  Our roadways in 

southwest Columbia, in my opinion, have not kept pace or been planned adequately to address the 

traffic that is coming onto it.  That said, I -- I could support O-P here, but I’m having a problem with   

C-P.  I like the idea of it being a limited use.  I still haven’t made up my mind on that, but I just -- my 

fear is not what would happen on the next piece, my fear is that someone would come in and try to 

change the statement of intent and include some other uses, which, frankly, I agree with                 

Mr. Vander Tuig and some others who are -- you know, there are some -- there are some 

neighborhood commercial services that I think would be very nice for you guys if you would consider 

them, but I don’t think it is even a consideration.  And I have serious concerns that what we are going 

to see instead is either, by my calculations, you can get at least eight single-family houses on this 

corner.  By 7,000-square-foot minimums, I actually came up with nine.  But considering that that’s 

probably impossible to do, even for Mr. Gephardt, who is pretty talented -- and I’ve looked at some 

small tracts with Mr. Gephardt, and believe me, he can -- he can put them in there.  So, you know, 

eight little single-family houses is not going to be attractive.  A PUD, although sounds nice, frankly, 

might look nice for the first few years if we got real lucky and we got something like on South Quar-- 

or Rock Quarry, just south of AC, that would be very nice.  But it could also be very nice in the 

beginning and a very bad eyesore in about six or seven years, depending on the management.  So, 

you know, sometimes -- sometimes getting what you want is not great, but, you know, it ends up 

haunting you down the road.  I think it is a pretty nice site for an office building, frankly, but, you know, 

I think the majority is going to prevail here tonight, and -- as always, so we are going to see if 

somebody can make a motion.  Does someone want to take a stab at this?   

 MS. PETERS:   I’ll be happy to make a motion, if I can -- on Case of -- 

 MR. WHEELER:  Ms. Peters? 

 MS. PETERS:  Case 12-28, The Pinball Company rezoning from R-1 to C-P, would go with 

Staff’s recommendation for denial of C-P. 

 MR. STRODTMAN:  I second. 
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 MR. WHEELER:  Mr. Strodtman.  A motion has been made and seconded.  I’ll remind the 

Commission that a yes vote is for denial.  So yes means no. 

 MR. VANDER TUIG:  A motion has been made and seconded to deny Case No. 12-28, which 

is a request by The Pinball Company for rezoning from R-1 to C-P and approval of the development 

plan to be known as The Pinball Company C-P Plan.   

 Roll Call Vote (Voting “yes” is to deny approval.)  Voting Yes:  Mr. Lee, Ms. Peters,       
Mr. Tillotson, Mr. Vander Tuig, Mr. Strodtman.  Voting No:  Mr. Reichlin, Mr. Wheeler.  Motion 
carries 5-2. 
 MR. WHEELER:  A motion -- a recommendation for denial will be forwarded to City Council. 


